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LEGION ARTS OPERATING PLAN

Executive Summory

This plon provides o coreful qnd detoiled ossessment of specific, ongoing
property ond lond operotions ossocioted with Legion Arts in Cedor
Ropids, lowq. Grounding this project within q sustoinqble fiscol reolity
entoils linking the vision of Legion Arts with o cleor understonding of
reolistic operoting expenses ond reosonoble revenue generoting
expectotions.

The I-JOBS opplicont. Legion Arts, willform o new, nonprofit subsidiory
known os CSPS Monogement Group. Ownership of the renovoted
physicol struclures - the existing CSPS ond the Firehouse - ond lqnd thot
ore o port of this opplicotion will be tronsferred from Legion Arts to CSPS
Monogement Group.

CSPS Monogement Group, octing os owner ond londlord, will operote
ond mointoin the physicol structures qnd lqnd for use by its tenont
orgonizotions. The londlord will cover oll of its operoting ond mointenonce
costs from the rents ond/or chorgebocks poid by the tenonts.

Two spoces in the renovoted structures will be leqsed to commerciol
tenonts, in on opproximote, combined totol of 4,261sq. ft. The remoinder
of the spoces ond the lond will be leosed to Legion Arts, in on
opproximote toiol of 23,454 sq. ft.

Similor to other focilities oround the country, the finonciol octivity
qssocioted with tenont progromming of this focility will for outweigh the
initiql investment in bricks ond mortor in o relotively short period of time.
The Legion Arts boord of directors hos chosen to qdvonce the project wiih
the understonding thot the tenonts who bring their progroms, porticiponts,
customers, ond qudience members to the focility will do so outonomously,
except for leose ond cost shoring orrongements ogreed to in qdvonce by
oll porties.

The vision of Legion Arts onticipotes o vibrqnt center for orfs, civic, ond
educotionol octivity; o ploce where tolent, creotivity, leorning ond
productive porfnerships ore fostered. This operoting plon defines the
deliveroble of this vision os providing spoce designed ond built to specific
needs ond operoted in o monner thot provides Legion Arts with on
offordoble, long term home where it con continue ond enhonce its
service to the Cedor Ropids region.
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TEGION ARTS OPERATING PLAN

CONSOTIDATED OPERATING PIAN

This onolysis projects reosonoble revenues ond expenses ond estoblishes o
foir cost shoring strucfure thot will serye os o bosis for leose ogreements
with tenonts. This plon reflects rentol rotes set of o level commensurote
with operoting expenses for the focifity. No lond, building construction, or
development expenses will be poid by tenonts.

CSPS MAT.IAGEMENI GROUP s.YEAR PRO
IORMA

Month Yeorl Yeor2 Yeor3 Yeor4 Yeor5
INCOME
Commerciql Tenonls Tolol

Commerciol l
Commerciol 2

Legion Ads Tenonl Tolol
Legion Arts - Generol
Legion Arh - Fi.ehouse

t45.875

2,662
t,t 58
r,504

8,863
7,467

581
815

11,525

31,946
13,896
18,050

t06,359
89,610

6,967
9,783

32,80?
14,272
I q 4,47

l0?,231
92,O29

10.047

33,695
14,657
19,038

I 12,180
94,514
734

10,3r 9

34,605 35,539
r 5.053 r 5.459
19.552 20.080

115,209 118,320
97,066 99,686
7,546 7.750

10,597 10,883

r4?,814 r53,8se

EXPENSES

Adminislralion & Mqnogemenl
Operolions & Moinlenonce
Security, ffre, Sofely
Ulililies

3,032 36,387
?8t 11,863
241 2,88?

4,619 5s.422
1,1/15 l3,zt5

37,36?
12,183
2,?67

56,?18
14,il6

123,554

38,378
12,512
3,O47

58,455
14,4?7

126,890 I

3?,415
12,850
3,r30

60,033
14,888

r6

n,479
13,197
3,214

61,654
15,290

t,soo tg,000 tg,as6 tg

The plon presents on operoting strotegy thot sets cost shoring rentol rqies
of o levelthot is both offordoble for the orgonizolions thot moke their
homes ond present their progroms of the focility ond sufficient to cover
bosic focility costs ond services. In its initiol fullyeor of operotions, totol
income ond expenses qre projected of o breok-even point of $120,300 to
which o contingency of 15% hos been odded in the form of surplus to
cover unonticipqted cosfs.

lncome ond expenses ore projected to increose by o foctor of 2.7%
onnuolly.
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TEGION ARTS OPERATING PIAN

INCOME

This plon onticipotes thqt the two commercioltenqnts will poy o monthly
bose rent plus o porfion of shored costs, bosed upon squore footoge. The
third tenont. Legion Arts, will not poy bose rent but will poy its shored costs.
Legion Arts expects thqt its costs will be qllocoted internolly omong lhree
primory progrom oreos: Generol, existing performonce ond gollery; new,
Firehouse ortist-in+esidence octivities; ond o new Incubotor progrom thot
provides shored spoce ond services to smqll ond emerging ortists ond
orgonizoiions. Costs for the three progrom oreos ore noted below for
plonning purposes only.

No ossumptions hove been mode obout the level of potentiolfundroising
possible for this focility. While it is not unusuol for such focilities to solicit
qnnuol operoting contributions, it is plonned thot this focility will be self-
sustoining ond will noi compete for philonihropic support.

EXPENSES

Expenses ossocioted with operoting the focility qre reloted solely to
monoging ond mointoining the focility. All progromming within the focility
will be the responsibilify of the tenont orgonizotions.

Sutlon + Associoles
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LEGION ARTS
CSPS MANAGEMENT GROUP

KEY ASSUMPTIONS:

LEGION ARTS
. Existing nonprofit organization

CSPS MANAGEMENT GROUP
. New, nonprofit subsidiary of Legion Arts
. Owns, operates and maintains land and buildings
. Needs to cover all costs of propefi and operations from tenant income

TENANT MIX = 27,711sqft
. Based on Solum Lang Option 2 layout, 7128109
. CSPS: 26,175 sq ft

. Commercial 'l Lease: 29'10 x 50'2 = 1,496 sq ft (11th back corner)

' Commercial 2 Lease: 25'1 x 110'3 = 2,765 sq ft (11th & 3rd corner)
. Legion Arts Lease: Balance of CSPS Building

. 1st Floor lncubator & Box Office = 25'1 x 86'0 = 2,157 sq ft

. 1st Floor Studio & Classroom = 30'0 x 110'3 = 3,307 sq ft

. 1st Floor Lobby & Lower Gallery = -1,013 sq ft

. 1st Floor Restrooms = 20'0 x24'0 = 480 sq ft

. 2nd Floor = 80'3 x 140'2 = 11,218 sq ft

. Mezzanine = 29'10 x 50'2 = 1,506 sq ft

. Lodge Level = 50'2 x !y''$ = 2,233 sq ft
. Firehouse: 1,536 sq ft

. Legion Arts Lease

. 1st Floor = 768 sq ft

. 2nd Floor = 768 sq ft



MA UP s.YEAR PRO FORMA

Month Year { Year 2 Year 3 Year 4 Year 5

Commercial Tenants Total
Commercial 1

Commercial 2

Legion Arts Tenant Total
Legion Arts - General

Legion Arts - Firehouse

Legion Arts - lncubator

istration & Management

perations & Maintenance

Security, Fire, Safety

Utilities

Property

2,662 31,946
1 ,158 1 3,896

1 ,504 18,050

8,863 {06,359
7,467 89,610
581 6,967
815 9,783

138

32,809
14,272

18,537

109,231
92,029

7,1 55
10,047

33,695
14,657

19,038

112,190
94,514
7,348

10,319

34,605
15,053

19,552

115,209
97,066
7,546

10.597

35,539
'15,459

20,080

11832A
99,686

7,750
10,883

3,032

989

241

4,619

1,145

36,387

11,863

2,889

55,422

13,745

120,306

37,369

12,183

2,967

56,918

14,116

14 {53

44,479

13,197

3,214

61,654

15,290

133,835

153,859

1

38,378

12,512

3,447

58,455

14,497

39,415

12,950

3,130

60,033

14,ggg

6

149,814

130,316

{8,985 19,498

10 123

11,525 138,306 142,040 145,875

1 120 I 1

1



CSPS MANAGEMENT GROUP PROFIT & LOSS

Month Year I Year 2 Year 3 Year 4 Year 5
2.7o/a 2.7o/o 2.7%

Gommercial Tenants Total

Gommercial{
Rent
Administration / Management
Operations & Maintenance
Security, Fire, Safety

Utilities
Property

Gommercial2
Rent

Administration / Management

Shared Operations & Maintenance

Shared Security, Fire, Safety
Utilities
Shared

Legion Arts Tenant Total

Legion Arts - General
Rent
Admin istration / Management
Operations & Maintenance

Security, Fire, Safety
Utilities
Property

Legion Arts - Firehouse
Rent
Administration / Management
Operations & Maintenance

Security, Fire, Safety

Utilities
Property

Legion Arts - Incubator
Rent
Administration i Management
Operations & Maintenance

Security, Fire, Safety
Utilities

2,662 3{,946 32,809 33,695 34,605

1,{ 58
750
113

24

7

249
15

1,544
750
208
M
'{?

461

27

8,863 {06,359

7,467 89,610
00

2,284 27,414
775 9,303

186 2,228
3,293 39,514

930 11,154

58t 6,967
00

178 2,131

60 723
't4 173

256 3,072
72 867

815 9,783
00

249 2,993

85 1,016

20 243
360 4,314
101 1.218

{3,896 14,272
9,000 9,243
1 ,353 1,389
288 296
86 88

2,992 3,073
177 182

{8,050 18,537
9,000 9,243
2,500 2,568
533 548
159 163

5,530 5,679
328 337

14,657 15,053
9,493 9,749
1,427 1,465
304 312
91 93

3,156 3,241
187 192

19,038 {9,552
9,493 9,749
2,637 2,708
562 577
167 172

5,833 5,990
346 355

2.7o/o

35,539

15,459
10,012

1,505

321

95
3,328

197

20,080
10,0't2

2,781

593

176
6,152

?AE

118,320

99,686
0

30,493

10,349
2,479

43,957
12,409

7,750
0

2,371

805
193

3,417

965

10,883
0

3,329

1,130
zI I

4,799
1,355

109,231

92,429
0

28,1 50
9,554
2,288

40,581

11,456

7,155
0

2,189
743
178

3,1 55
891

10,447
0

3,073
1,043

25A
4,430
1,251

112,190

94,514
0

28,910
9,812
2,350

41 ,677
11,765

7,348
0

2,248
763

183
3,240

915

10,319
0

3,156
1,071

257
4,550
1,284

115,209

97,066
0

29,691

10,077

2,414
42,802
12,083

7,546
0

2,308

783
188

3,328
939

{0,597
0

3,242
1,100

2M
4,673
1 ,319

153,859



Administration / Management
Personnel

Communications
lncubator / CSPS Shared Services
Office Supplies
Permits & Fees

Legal Services
Audit Services
Travel / Lodging

Membershio Dues

Miscellaneous

Operations & Maintenance
Janitorial
Carpet Cleaning
Window Washing
Elevator
Equipment

Eleclrical Systems
Heating, Ventilation, Air Conditioning
Snow
Refuse i Recycling

Grounds Maintenance

Security, Fire, Safety
Locks & Keys

Security Contracts
Fire &

Utilities
Electricity
Water & Sewer
HVAC

Property
Signage
lnsurance

Real Estate Taxes
Real Estate Assessments
Asset Management Fee

Capital lmprovements
Replacement Reserve

Depreciation / Amortization
Other

3,032 36,387
2,088 25,058

21 253

517 6,204
2A 240
36 432
00

335 4,020
560
00

10 120

989 11,863
268 3,220
25 299
25 301

233 2,797

25 299
15 179
78 932
85 r,016

218 2,616
17 244

37,369 38,379
25,735 26,430

259 266
6,372 6,544
246 253
444 456

00
4,129 4,240

62 63
00

123 127

39,415 40,479
27j43 27,876

274 281

6,720 6,902
260 267
468 481

00
4,354 4,472

65 67
00

130 133

12,183 12,512
3,307 3,397
307 315
309 317

2,872 2,950
307 315
1U 189

957 983
1,043 1,072
2,687 2,759
210 21s

12,850 13,197
3,488 3,583
324 332
326 334

3,030 3,111
324 332
194 199

1,010 1,037
1,100 1,130
2,834 2,910
221 227

241
6

100

132

4,6{9
693
462

3,464

55,422
8,3'13

5,542
41.567

2,889 2,967 3,047 3,130
100 102 105 108

1,200 1,232 1,266 1,300
1,590 1,633 1,677 1.722

3,214
111

4 2e4

1,768

61,654
9,248
6,165

1

56,918 59,455 60,033
8,538 8,768 9,005
5,692 5,846 6,003

42,689 43,841 45,025

1,145 13,745
25 299

797 9,562

00
00
00

75 896
199 2,390

00
50 598

14,116 14,497
307 315

9,820 10,085

00
00
00

921 945
2,455 2,521

00
614 630

14,888 15,290
324 332

10,357 10,637

00
00
00

971 997
2,589 2,659

00
u7 665

306 r 54 126,890 130 16 1

11,525 138,306 142,040 145,975

10,025 120,306 123,554 126,990

149,814 153,959

130,316 133,935

f9 20,o24
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